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M.  B.  M.  LAWSON 


THE  ADVISORY  COMMITTEE 
ON  ALEXANDRA  PARK  IMPROVEMENT 


Toronto,  Ontario 
December  31,  1962 


TO: 


The  Hon.  D.  Fulton 
Minister  of  Public  Works, 
Government  of  Canada. 

The  Hon.  J.W.  Spooner 
Minister  of  Municipal  Affairs, 
Province  of  Ontario, 

His  Worship  Mayor  D.  Summerville 
City  of  Toronto 


This  Report  is  submitted  by  the  Advisory  Committee 
on  Alexandra  Park  Improvement,  in  fulfilment  of  in¬ 
structions  to  it,  to  develop  a  plan  of  improvement  for 
the  Alexandra  Park  Area. 

Your  Committee,  composed  of  Federal,  Provincial, 
and  City  officials,  held  its  first  meeting  in  May,  1961, 
at  which  time  a  Working  Committee  was  set  up,  charged 
with  the  preparation  of  a  Report  for  the  consideration 
and  approval  of  the  Advisory  Committee,  such  Report  to 
include  establishment  of  the  boundaries  of  the  project 
area,  recommendations  regarding  a  programme  and  procedure 
for  improvement,  and  a  statement  of  costs  and  staging. 

The  sixth  and  final  meeting  of  the  Advisory  Committee 
was  held  on  December  20th,  1962,  and  this  Report  was 
adopted . 

The  Report  contains  a  survey  of  existing  conditions 
and  needs,  and  puts  forward  various  proposals  for  the 
comprehensive  improvement  of  the  Alexandra  Park  Area, 

The  Committee  recommends  your  approval  and  early  imple¬ 
mentation  of  these  proposals  in  the  belief  that  they 
constitute  a  sound  programme  of  renewal  for  the  area. 


IJIOaAU^  ^-C- 

Alderman  Mrs.  M.  Campbell, 

Chairman 
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HISTORY: 


The  Federal  Government  in  a  letter  of  September  29th,  1954, 
approving  the  Regent  Park  South  Housing  Project,  indicated 
willingness  to  participate  in  further  projects,  provided  the 
programmes  of  action  were  based  on  thorough  studies.  This 
led  to  the  study  which  produced  the  report  "Urban  Renewal, 
a  Study  of  the  City  of  Toronto,  1956",  This  report  recom¬ 
mended  an  urban  renewal  programme  for  certain  areas  and 
listed  an  order  of  priority.  On  November  5th,  1956,  City 
Council  approved  the  Board  of  Control's  recommendation  for 
a  detailed  study  of  the  first  two  priority  areas,,  Moss  Park 
and  Alexandra  Park. 

Alexandra  Park  was  first  surveyed  in  1957  and  the  City  of 
Toronto  Planning  Board  adopted  a  report  "Redevelopment  Study 
Area  No,  2",  in  July,  1957.  This  report  recommended 
redevelopment  in  stages.  Clearance  and  redevelopment  was 
proposed  for  a  "T"  shaped  ten  acre  site  termed  the  First 
Stage  Area.  The  City  applied  in  November,  1960,  to  the 
senior  governments  for  approval  in  principle  to  participate 
in  acquisition,  clearance,  and  redevelopment  for  a  subsidized 
housing  project  in  the  First  Stage  Area. 

In  a  letter  dated  March  7th,  1961,  the  Minister  of  Municipal 
A^ffairs  of  Ontario  approved  a  257o  provincial  contribution 
towards  acquisition  and  clearance  if  the  City  would  participate 
in  forming  an  Advisory  Committee,  composed  of  City,  Provincial 
and  Federal  officials,  charged  with  the  development  of  a  plan 
of  improvement  of  Alexandra  Park. 

In  particular,  the  Committee  would  review  the  following: 

(i)  The  possibility  of  enlarging  the  scope  of  the 
project  and  consideration  of  spot  clearance  in 
the  remaining  area. 

(ii)  The  provision  of  public  housing  on  cleared  sites 
under  ne^^  housing  legislation. 

(iii)  The  adjustment  of  the  boundaries  of  the 
redevelopment  area. 

An  Advisory  Committee  on  Alexandra  Park  Improvement  was  set 
up  and  held  its  first  meeting  in  May,  1961. 
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CITY  OF  TORONTO  PLANNING  BOARD 


PART  I  -  SURVEY 


1 .  THE  IMPROVEMENT  AREA 


The  improvement  area  is  bounded  by  Spadina,  Queen,  Bathurst 
and  Dundas  Streets,  Figure  1  shows  Alexandra  Park  occupying 
a  location  west  of  Downtown  and  within  the  Spadina  District, 
It  coincides  with  Census  Tract  No,  61, 

The  streets  that  form  the  limits  of  the  area  are  all  major 
arteries  which  act  as  separators  to  some  extent.  They 
enclose  an  area  that  already  possesses  a  street  system 
that  makes  for  a  closely-knit  structure.  Also,  the  area 
is  of  an  extent  that  is  manageable  for  an  improvement 
project , 

2,  PHYSICAL 

(a)  Land  Use 

Figure  4  shows  the  existing  land  use  and  Table  (i)  gives 
the  acreage  of  the  various  uses.  The  overall  area, 
including  one-half  the  width  of  surrounding  streets,  is 
72.3  acres,  of  which  25.7  acres  (35.57o)  are  in  residential 
use  and  streets  total  17.1  acres  (23.77o). 

Apart  from  small  corner  shops  scattered  throughout  the 
area,  there  are  many  shops  along  Queen  Street  catering  to 
city -wide  business  in  low-priced  goods.  The  commercial 
frontage  on  Dundas  Street  is  comprised  mainly  of  whole¬ 
saling  and  jobbing  establishments  of  very  little 
significance  to  the  area.  Residents  of  Alexandra  Park 
shop  at  Kensington  Market,  on  Queen  Street,  and  are 
known  to  travel  many  miles  to  benefit  from  low  prices. 

In  most  cases,  shops  are  combined  with  residential 
accommodation  on  the  upper  floors, 

Alexandra  Park,  with  a  total  of  6.78  acres  is  the  only 
public  open  space  for  the  area  and  surrounding  district. 

Open  space  deficiency  is  about  4.4  acres,  based  on  the 
standards  adopted  by  the  City.  Construction  of  a  proposed 
library  in  Alexandra  Park  would  worsen  the  deficiency 
unless  there  is  a  compensating  extension  of  open  space. 
Alexandra  Park  has  an  ice-skating  rink,  a  swimming  pool, 
tennis  courts  and  a  childrens'  play  area. 

The  east  side  of  the  redevelopment  area  is  made  up  of  a 
deep  strip  of  mixed  industrial  and  commercial  uses 
strongly  oriented  to  the  main  artery,  Spadina  Avenue. 

The  strip  virtually  turns  its  back  on  the  rest  of  the 
area. 
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Residential  uses  occur  fronting  on  lanes  in  Blocks  Nos.  7  and 
9  and  also  on  Napanee  Street  and  Willison  Square,  neither  of 
which  can  be  regarded  as  true  streets.  On  the  east  side  of 
Cameron  Street,  houses  are  sandwiched  between  commercial  and 
industrial  uses  that  occupy  the  entire  width  of  the  block. 

(b)  Condition  of  Buildings 

A  survey  by  external  inspection  of  the  condition  of  buildings 
in  the  area  x^/as  made.  Results  of  this  survey  for  residential 
buildings  only  is  given  in  Table  (ii).  Good  buildings  are 
those  in  sound  structural  condition,  which,  ^^;ith  maintenance, 
will  serve  a  useful  purpose  for  many  years.  Fair  are  those 
buildings  which,  with  maintenance  and  some  necessary  repairs, 
could  have  a  useful  life  for  many  years.  Poor  are  those  that 
have  lived  their  useful  life  and  should  be  demolished  because 
decay  is  too  far  advanced  for  repairs  to  be  feasible. 

TABLE  (ii) 

Condition  of  Residential  Buildings,  April  1961 


Condition 

» 

J  ..  •  . 

Number 

;  7°  of  Total  ‘ 

f 

i  : 

Lot  Area 
(Acres) 

1  ft 

1  Good  1 

!  ! 

49 

I  i 

i  8.4  i 

i  i 

2.5 

;  i 

j  Fair  1 

278 

!  ! 

’  47.9  j 

12.5 

i  1 

?  Poor 

i  : 

j - ; - 

254 

43.7  .  i 

1  > 

J - i 

10.7 

.  i  i 

Total  581  I  100.0  ;  25.7 


Of  residential  buildings,  43.77°  are  '‘poor"  and  require 
demolition  since  they  have  outlived  their  useful  life.  Those 
listed  as  "fair"  (47.97°),  could,  with  rehabilitation,  serve 
a  useful  purpose  for  many  years,  provided  interior  conditions 
were  good  enough.  To  check  the  feasibility  of  rehabilitation 
a  207°  sample  internal  inspection  of  the  buildings  listed  as 
"fair"  was  made  in  January,  1962.  Of  those  inspected  8.17° 
were  considered  as  past  repair,  35.27°  were  feasible  to 
rehabilitate,  and  56.77°  required  only  minor  repairs  and 
maintenance.  Those  past  repair  were  concentrated  in  the 
south-west  corner  of  the  area,  around  Carr  and  Wolseley  Streets. 


Although  "poor"  residential  properties  are  scattered 
throughout  the  area,  a  pattern  of  large  concentrations  may 
be  discerned  in  the  blocks  betx^een  Dundas  Street  and  Grange 
Avenue  and  the  upper  half  of  the  block  bounded  by  Grange 
Avenue,  Vanauley  Street,  Cueen  Street,  and  Augusta  Avenue. 
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(c)  Occupancy 

Occupancy  characteristics  of  residential  buildings  are  given 
in  table  (iii),  excluding  residences  over  shops.  In  general, 
tenant -occupied  buildings  are  concentrated  in  the  area  east 
of  Augusta  Avenue  and  more  scattered  to  the  west, 

TABLE  (iii) 

Occupancy  Characteristics  of  Residential  Buildings 


Characteristics 

Number 

7o 

Owner-occupied 

329 

56.6 

Owner  &  Tenant  occupied 

72 

12.4 

Tenant  occupied 

180 

31.0 

581 

100.0 

(d)  Appearance 

Alexandra  Park  has  no  truly  significant  buildings  but  there 
are  a  few  of  some  importance  -  Ryerson  Public  School,  The 
Felician  Sisters  Eursery,  St.  Elizabeth  of  Hungary  Church, 
and  St.  Stanislaus  Church.  With  the  exception  of  the 
Felician  Sisters  Nursery,  these  give  the  impression  of  being 
cramped  for  space.  Existing  row  housing,  while  generally 
undistinguished,  can  be  greatly  improved  by  some  maintenance, 
painting  and  landscaping. 

In  the  area,  the  following  positive  elements  of  ugliness  and 
disorder  can  be  observed; - 

Dilapidated  outbuildings  at  the  rear  of  lots. 

Ill-kept,  broken-down  fences. 

Rubbish  and  junk  in  the  yards. 

The  messy  appearance  at  the  rear  of  the  Queen  Street 
shopping  frontage. 

Sidewalks  and  pavements  in  need  of  repairs. 
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Uninteresting  streets.  White,  Napanee  and  Willison  Square 
are  particularly  bad  in  appearance. 

Buildings  that  are  past  repair. 

Narrow,  unpaved  and  un-inviting  lanes. 

Truck  parking  and  loading  around  General  Bakeries  Ltd. 

Residential  buildings  boarded-up  and  used  by  industry 
as  warehouses  on  Cameron  Street, 

3.  CIRCULATION 

(a)  Street  System 

Alexandra  Park  is  split  north- south  by  a  one-way  pair  - 
Dennison  Avenue  and  Augusta  Avenue.  In  addition, 

Ryerson  Avenue  is  one-way  north,  Dennison  Avenue  alone 
has  a  66  ft,  wide  allowance.  The  remainder  of  the  streets 
are  only  50  feet  wide,  while  Willison  Square  and  Napanee 
Street  are  more  like  lanes  rather  than  true  streets. 
Pavement  widths  vary  from  19'  to  24'.  Existing  lanes 
are  narrow  and  un-paved,  and  those  serving  the  Queen 
Street  shopping  are  both  messy  and  discontinuous. 

The  street  system  lacks  cohesion  and  shows  defects. 

Both  Carr  Street  and  Eden  Place  terminate  in  cul-de-sacs, 
Vanauley  and  Cameron  create  long  blocks  and  in  layout 
are  ill-suited  to  serve  the  industrial  concentration  at 
the  south-east  of  the  area.  Servicing  of  existing  industry 
at  the  west  is  also  poor  and  better  rear  access  to  shops 
on  Queen  Street  is  de-sixatrle .  Where  Dundas  Street  branches 
at  the  west,  there  exists  a  particularly  dangerous  inter¬ 
section  which  is  the  scene  of  many  accidents.  One-way 
Augusta  Avenue  has  an  awkward  jog  at  Dundas  Street. 

(b)  Traffic  Flows 

Figures  8  and  9  show  the  traffic  flows  in  Alexandra 
Park,  A  great  contrast  in  the  peripheral  as  compared 
with  the  internal  volumes  can  be  observed. 

(c)  Parking 

A  parking  survey  undertaken  in  July,  1961,  revealed: 

(i)  Workers,  particularly  on  Spadina  Avenue,  park 
their  cars  all  day  on  adjacent  streets, 

(ii)  General  Bakeries  Ltd.,  on  Carr  Street,  is  the 
source  of  twenty -four  hour  curb  parking  of 
trucks  and  cars. 

Many  cars  parked  overnight  at  the  curb  indicate 
a  general  deficiency  in  residential  parking. 

/... 


(iii) 
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4.  SOCIAL 

(a)  Existing  Population 

In  1957,  the  population  of  Alexandra  Park  was  made  up  as  follows: 

TABLE  (iv) 

Population,  Alexandra  Park,  1957* 


Number  of  Families 

910 

! 

Number  of  Family  Persons 

'  3,143 

(76%) 

'  (Including  136  single  persons 

known  to  be  relatives  of  and 
j  living  with  families) 

> 

, 

i 

1 

1  Total  Number  of  Non-Family 

j  persons 

I  989 

(24%) 

Total  Population 

j 

4,132 

o 

o 

In  1951,  the  population  of  Alexandra  Park  (Census  Tract  No.  61) 
was  4,440.  By  1956  it  had  dropped  to  4,393  and  in  1961  stood 
at  4,383,  just  57  short  of  the  1951  total. 


*  From  a  joint  survey  made  by  the  City  Welfare  Department  and 
the  City  of  Toronto  Planning  Board,  May  1957,  The  Survey 
did  not  include  Block  No.  1. 
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TABLE  (v) 


Alexandra  Park  -  Population  by 

Block  1960* 


f 

Block  No.  1 

( 

Population 

t 

1 

106 

2 

391 

3 

- 

4 

214 

5 

313 

6 

242 

7 

343 

8 

239 

9 

604 

10 

282 

11 

190 

12 

199 

13 

432 

14 

136 

15 

157 

16 

107 

j  ..  . 

Total 

i 

i 

;  3,955 

1 

The  average  number  of  persons  per  family  in  Alexandra  Park 
was  3.4  in  1957.  The  average  in  the  inner  areas+  of  the  City 
was  3.28  in  1956.  The  following  Table  gives  the  comparison 
in  family  composition  between  Alexandra  Park  and  the  inner  areas. 


*  These  figures  were  derived  from  assessment  records. 

+  The  ''inner  areas"  include  Census  Tracts  47,  59,  99,  101 
and  114. 
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TABLE  (vi) 

Family  Composition  (1956)  for  Census  Tracts 

47,  59,  99,  101,  114^  and  Alexandra  Park  (1957)-<- 


Characteristics 

Census  Tracts 
47,59,99,101,114  i 

r 

1 

Alexandra  Park 

! 

Number  7o  ' 

Number  X 

Families  with  0  children 

2,976 

38 

310 

34 

1-2  children 

3,451 

44 

401 

44 

3-4  children 

1,073 

14 

163 

18 

5+  children 

259 

4 

36 

4 

Total  Number  of  Families 

% 

7,759 

100 

910 

< 

100 

f ,  . 

It  will  be  observed  that  the  family  composition  of  Alexandra  Park 
closely  corresponds  to  that  of  the  inner  areas  combined. 

Net  residential  density  of  the  area  was  153.9  persons/acre  in 
1960  (this  includes  an  unascertained  number  of  persons  resident 
over  commercial  use,  but  excludes  land  in  such  use) . 


*  D.B.S.  Census,  1956 


+  Does  not  include  Block  No,  1, 
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(b)  Characteristics 

The  Alexandra  Park  Area  and  surrounding  district  are  marked 
by  a  relatively  high  tuberculosis  death  rate  (5.3)  and 
infant  death  rate  (23.9)  in  comparison  with  the  City  as  a 
whole,  (3.7  and  22.2  respectively*).  Within  Alexandra  Park  ' 
proper,  the  rate  per  1,000  population  aged  5-19  of  youngsters  ' 
apprehended  by  police  for  delinquency  was  three  times  the  rate  , 
for  all  Metropolitan  Toronto  in  1961. 

The  Alexandra  Park  district  is  a  "reception  area"  for  some 
newcomers  to  Canada  and  an  area  of  relatively  permanent 
settlement  for  other  newcomers.  It  is  marked  by  constant 
change  in  population  and  by  unlike  ethnic  groups  living 
in  close  proximity.  The  population  is  made  up  of  three 
major  groups  -  Italian,  Portuguese  and  Chinese  -  along  with 
smaller  groups  of  Hungarian,  Ukrainian,  Polish  and  German 
newcomers.  The  Board  of  Education  noted  that,  among  six 
public  schools  in  the  area,  about  40  per  cent  of  the  pupils 
enrolled  in  the  spring  of  1961  had  entered  school  without 
a  working  knowledge  of  English, 

In  1951,  at  the  time  of  the  D.B.S,  Census,  the  general  area 
was  a  low-income  one.  With  no  substantial  physical  change 
since  then,  it  may  be  assumed  that  the  1961  Census  will  show 
it  to  be  still  among  the  lowest-income  areas  of  the  City, 

A  high  proportion  of  the  non-family  persons  in  the  area  are 
transients,  seasonal  workers  and  unemployed  single  persons. 

Rooms  rent  at  about  $10. 00/week.  On  the  average,  a  house 
rents  at  about  $80. 00/month,  some  on  Grange  Avenue  near 
Spadina  rent  at  $10 5, 00 /month,  V/here  a  house  was  owner- 
occupied,  the  owner  may  rent  the  second  floor  at  $60.00/ 
month  and  the  third  floor  at  slightly  less. 

The  area  has  the  following  churches  -  St.  Elizabeth  of 
Hungary,  St.  Stanislaus  Roman  Catholic  Church,  Russian 
Ukrainian  Church,  There  is  also  a  Jewish  Synagogue  at  the 
corner  of  Grange  and  Dennison  Avenues.  Nearby,  on  Wales 
Avenue,  St,  Christopher  House  provides  various  community 
services. 


/ 


*  Death  rate  per  1,000  population. 
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In  reply  to  a  questionnaire  prepared  by  the  Social  Planning 
Council  in  early  1962,  community  leaders  reported  on  the 
most  pressing  problems  and  needs  in  the  general  Alexandra 
Park  area  as  follows: 

Physical: 

Better  housing,  rebuilding  of  old  areas.  The  poor 
physical  lay-out  of  the  area,  with  cul-de-sacs  and 
houses  on  lanes.  Heavy  traffic  on  narrow  streets  and 
confusion  from  one-way  streets. 


Social: 


Unemplojrment,  mounting  racial  tensions,  changing  ethnic 
backgrounds,  school  drop-outs,  multi-problem  families, 
prevalence  of  crime,  ~ 

Facilities: 

Need  for  playground  space,  parks,  and  recreation  facilities. 
Need  for  library  facilities. 

(c)  Schools 

School  registrations  (1960-61)  show  the  following  distribu* 
tion  of  students  in  the  general  area  - 


Ryerson  Public  School  401 

Ogden  Public  School  86 

Public  School  Total  487 

Harbord  Collegiate  Institute  18 

Central  High  School  of  Commerce  30 

Central  Technical  School  35 

High  School  Total  83 

TOTAL  570 


Of  these  schools,  only  Ryerson  Public  School  is  situated 
within  the  improvement  area. 
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T.AlBLE  (vli) 


School 

Grades 

Age 

Group 

Design 

Capacity 

Enroll¬ 
ment  1961 

Playground 
Sq.ft ./pupil 

Ryerson 

Jun.  6c  Sen. 
Kindergarten 
Grade  8 

4  -  5  - 

14  years 

1,410 

1,322 

.  44.5 

Ogden 

1 

Jun,  6c  Sen, 
Kindergarten 
Grade  8 

4  -  5  - 

14  years 

525 

467 

68.9 

. 

To  provide  the  basic  facilities  for  an  adeqiiate  outdoor  programme 
It  is  considered  that  a  minimum  of  100  square  feet  per  pupil  is 
required. 

Eighty-six  students,  resident  in  the  area,  attend  Ogden  School, 
thus  having  to  cross  busy  Spadina  Avenue.  Ryerson  is  approaching 
the  maximum  size  desirable  for  a  public  school  and  it  could  not 
accommodate  the  students  from  Ogden  School  without  a  re-organlza- 
tlon  of  school  districts,  which  is  not  anticipated  for  sccic 

(d)  Overcrowding 

t 

The  1951  Census  ranked  Tract  No.  61  as  the  second  highest  in  over-  j 
crowding  in  the  City.  Overcrowded  dwellings  amounted  to  28.6%  of  - 
the  total’^s  compared  to  12_j^2^for  the  whole  City.  The  application 
of  D^B.S,  standards  for  measuring  overcrowding  indicates  that  in 
1960,  Alexandra  Park  had  about  353  persons  in  excess  of  an 
acceptable  total. 

The  staff  of  St.  Christopher  House,  in  an  interview,  gave  other 
indications  of  overcrowding  in  the  area.  Instances  were  cited 
of  three  to  four  families  occupying  a  six-room  house.  Some 
youngsters  SArp".  four  in  a  bed,  and  the  lack  of  space  is  also 
evidenced  by  the  number  of  school  children  who  go  to  restaurants 
to  do  their  homework. 

5 .  ZONING 


Existing  zoning  is  shown  in  Figure  10  with  non- conforming  uses 
indicated.  The  most  objectionable  non-conforming  use  is  General 
Bakeries  Ltd.  on  Carr  Street,  This  establishment  generates  a 
considerable  amount  of  truck  traffic  and  curb  parking  of  both 
trucks  and  cars. 

6.  ASSESSMENT 


Table  (viii)  gives  building  and  land  assessment,  and  market 
value  of  all  property  in  Alexandra  Park  by  block.  Total  property 
valuation  amounts  to  $32,000,000  approKimatcly, 
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TABLE  (viii) 


Alexandra  Park  -  Building  and 

Land  Assessment,  Market  Value, 

by  Block, 1960 


•  o  • 

O  Q  O 

PQ 


LOT 

AREA 

(1,000  SQ.FT) 

FLOOR 

AFEA 

(1,000  SQ.FT.) 

ASSESSMENT 

BLDG.  LAND 

($1.000' s)  ($1.000' s) 

MARKET 

VALUE  * 
($1,000*8) 

63.1 

41.9 

77.4 

91 

842 

532.9 

188.3 

510.3 

441 

4,757 

120.7 

106.3 

500.0 

97 

2,388 

57.1 

56.4 

100.4 

39 

705 

124.2 

147.2 

197.3 

80 

1,506 

137.5 

109.8 

207.6 

125 

1,701 

138.3 

97,5 

186.7 

65 

1,227 

80.6 

71.2 

119.7 

56 

860 

310.7 

240.3 

373.6 

202 

2,926 

310,3 

413.4 

801.6 

342 

6,065 

97.3 

108.8 

215.2 

59 

1,546 

57.9 

51.2 

66.6 

33 

498 

179.3 

149.6 

210.4 

138 

1,774 

112.5 

165.1 

387.6 

246 

3,308 

79.7 

97.7 

128.1 

100 

1,106 

45.8 

54.6 

75.3 

71 

749 

2,448 

2,099 

4,158 

2,185 

31,958 

1 

22 

2 

83 

3 

1 

4 

32 

5 

56 

6 

59 

7 

56 

8 

41 

9 

119 

10 

70 

11 

32 

12 

33 

13 

84 

14 

44 

15 

36 

16 

23 

TOTALS: 

791 


*  Market  Value  was  determined  by  use  of  conversion 
factors  supplied  by  the  Real  Estate  Department, 
City  of  Toronto, 
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BASIC  NEEDS 

The  foregoing  has  already  indicated  some  <3f  the  bse^. 
needs  of  Alexandra  Park.  What  follows  is  a  summary  of  the 
needs  that  should  be  met  by  a  programnie  of  improvement.  For 
convenience,  these  are  listed  under  the  headings  of 

(a)  Physical,  (b)  Housing  and  (c)  Community. 

(a)  Physical 

(i)  Improvement  of  the  existing  physical  lay-out  of 
streets  and  lanes.  Repair  and  widening  of 
pavements  and  sidewalks  where  required. 

(ii)  Parking  to  serve  the  industrial  and  commercial 
areas,  especially  at  Queen  Street.  Provision 
of  parking  facilities  in  residential  areas. 

(iii)  Improvement  of  the  appearance  of  the  area. 

(b)  Housing 

(i)  Slum  clearance,  both  concentrated  and  scattered. 

(ii)  Rehabilitation  of  existing  houses  capable  of 
providing  good  shelter  for  many  years. 

(iii)  Subsidized  Public  Family  Housing. 

(iv)  Housing  for  Elderly  Persons. 

(v)  Accommodation  for  single,  non-family  persons. 

(c)  Community 

(i)  Increased  playground  space  for  Ryerson  School. 

(ii)  Increase  in  public  open  space. 

In  addition,  consideration  should  be  given  to  the 
recommendations  of  the  Social  Planning  Council*. 


*  See  Report  of  the  Social  Planning  Council,  ’*Some 

Considerations  on  the  need  for  a  Community  Centre  in  the 
Alexandra  Park  Area" . 
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PART  II 
PROPOSALS 

1.  REDEVELOPMENT  AND  IMPROVEMENT 

(a)  Clearance  and  Rehabilitation  (Fig,  11) 

It  is  proposed  to  acquire  and  clear  all  poor  housing. 
Clearance  areas  are  shown  in  Figure  11.  Blocks  A  and  B 
are  proposed  for  complete  clearance  and  redevelopment  as  a 
subsidized  public  housing  project.  Together,  including  the 
area  of  the  streets  and  lanes  removed,  they  total  ^15,1  acres. 
A  total  of  19.9  acres  are  slated  for  clearance,  l6.S~'acres  of 
which  are  in  residential  use.  The  total  number  of  people 
who  would  be  displaced  is  2,407  (See  Appendix  C) . 


The  rehabilitation  of  existing  and  remaining  "fair”  houses 
is  proposed.  These  total  148  at  an  estimated  value  of 
$2,142,000. 


TABLE  (ix) 


Properties  for  Rehabilitation, 

Assessed  and  Estimated  Value 


1  Block  i  No, 


No.  I 


ASSESSMENT 


Building  |  Land 


Total 


1 

L 

;  $ 

■  $ 

$  . 

$ 

2 

32 

54,800 

35,000 

89,800 

449,000 

7 

17 

34,700 

17,000 

51,700 

258,500 

8 

21 

52,200 

25,000 

77,200 

386,000 

9 

2 

2,200 

2,000 

4,200 

21,000 

11 

17 

26,900 

16,000 

42,900 

214,500 

12 

29 

59,800 

29,000 

88,800 

444,000 

14 

20 

25,500 

21,000 

46,500 

232,500 

15 

8 

15,100 

8,000 

23,100 

115,500 

16 

2 

-  . 

2,200 

2,000 

4,200 

21,000 

1 

TOTAL 

148 

1 

273,400  1 155,000 

428,400 

1  2,142,000 

_ 

_ 

J 

■ 

_ 

Estimated  Value 
(Factor  of  5) 


;  Average  Value  of  Property  =  $14,473 


Owner-occupied,  together  with  owner-tenant  occupied  properties, 
account  for  747o  of  the  total. 
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TABLE  (x) 

Occupancy  Characteristics  of 

Properties  to  be  Rehabilitated 


Occupancy 

Number 

Percentage 

i 

Owner -Occupied 

90 

61% 

-Owner-Tenant  Occupied 

18 

12% 

Tenant  Occupied 

40 

27% 

TOTAL 

i 

148 

100% 

Houses  may  be  rehabilitated  either  privately  or  by  public 
action.  Private  rehabilitation  is  to  be  preferred  and 
strongly  recommended.  Public  rehabilitation  should  be  done 
only  in  the  events  that  the  governments  want  more  public 
housing  in  the  area  and  in  the  possible  difficult  cases 
that  may  not  respond  to  a  programme  of  private  rehabilitation. 
At  present, the  chief  means  of  encouraging  private  rehabili¬ 
tation  is  through  N^H.A.  Home  Improvement  Loans,  Long  term 
loans  are  not  available  to  entrepreneurs  who  might  be 
interested  in  buying  and  remodelling  houses.  There  is  no 
Provincial  or  Municipal  assistance  at  present  for  rehabilita¬ 
tion.  Small  loans  are,  however,  available  from  the  City  for 
repairs  required  under  the  City's  by-laws  upon  the  passage 
of  a  by-law  after  the  applicant  establishes  his  ability  to 
repay  and  proves  that  he  is  unable  to  obtain  a  loan  else¬ 
where.  Provincial  Government  assistance  for  rehabilitation 
of  housing  units  has  been  proposed,  and  may  have  application 
in  Alexandra  Park,* 


*  See:  Legislature  of  Ontario  Debates  No.  23,  Friday, 
February  23,  1962. 
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This  group  of  148  houses  represents  a  useful  sample  of  the 
rehabilitation  problems  which  may  be  expected  to  occur  in 
other  improvement  areas  and  it  is  recommended  that  a  case- 
study  of  these  houses  be  made  by  the  City  for  the  Partner¬ 
ship  in  the  expectation  that  such  a  study  may  allow 
conclusions  to  be  drawn  (from  the  actual  experience  recorded 
for  these  houses)  which  will  be  of  benefit  in  future 
redevelopment  projects.  Such  a  study  of  these  houses  will 
also  be  of  great  immediate  benefit  if  expectations  of  private 
rehabilitation  are  disappointing  and  it  turns  out  that  action 
with  public  funds  is  necessary.  The  cost  of  this  study,  which 
should  not  be  large,  should  be  included  in  the  general  adminis¬ 
trative  costs  for  Alexandra  Park  project, 

(b)  Proposed  Street  System  (Fig,  12) 

The  following  changes  are  proposed  in  the  existing  street 
system  - 

(i)  Denison  Avenue  is  made  a  two-way  north-south  route 
through  the  area  and  Augusta  is  closed  between 
Grange  Avenue  and  Dundas  Street,  This  replaces 
the  existing  one-way  pair  (Denison  Avenue  south, 
Augusta  Street  north) .  The  pavement  on  Denison 
A-V'ence  should  be  widened  to  32  feet  to  cope  with 
increases  in  traffic  volume. 

(ii)  Carr  Street,  at  present  a  cul-de-sac  is  carried 
through  to  Bathurst,  Eden  Place  is  closed. 

(iii)  Northern  portion  of  Ryerson  Street  and  western  end 
of  Grange  Avenue  are  removed  to  provide  for  school 
extension.  The  pavement  of  Grange  Avenue  is 
widened  to  32  feet. 

(iv)  A  new  street  with  a  32*  wide  pavement  is  added  to 
Vanauley  Street  to  meet  Cameron  Street,  Vanauley 
Street  north  to  Grange  Avenue  is  closed  along  with 
Cameron  Place, 

(v)  Cameron  Street  is  extended  to  meet  Grange  Avenue 
and  its  pavement  widened  to  32  feet. 

(vl)  Western  part  of  Willison  Square  is  closed. 
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(vil)  Carr  Street  is  closed  between  Denison  and  Augusta 
Avenues,  Pavement  of  remainder  is  widened  to  32 
feet , 

(viii)  The  southerly  branch  of  Dundas  Street  at  Bathurst 
is  closed. 

A  total  of  approximately  850  lineal  feet  of  new  streets  will 
be  created,  while  about  3,300  lineal  feet  of  existing  streets 
will  be  closed  and  available  for  other  uses. 

The  proposed  changes  to  the  existing  street  system  will 
affect  the  following  improvements; 

The  entire  area  acquires  a  more  clearly  defined 
pattern  based  on  Denison  Avenue  as  a  main  collector. 

Four  cross  intersections  are  replaced  by  T-inter- 
sections. 

The  existing  awkward  intersection  of  Augusta  Avenue 
and  Dundas  Street  is  eliminated, 

Vanauley  and  Cameron  Streets  are  better  able  to  serve 
the  commercial  and  industrial  area  on  Spadina  Avenue 
and  the  industrial  nucleus  in  the  south-east  part  of 
the  area. 

The  closed  streets  and  lanes  represent  a  gain  of  3 
acres  for  other  uses. 

One  awkward  cul-'de-sac  (Carr  Street)  is  made  a  contin¬ 
uous  street  and  another  cul-de-sac  (Willison  Square) 
is  greatly  shortened.  The  continuity  of  Carr  Street 
to  Bathurst  Street  permits  improved  trucking  flow 
from  the  existing  laundry  and  bakery.  The  laundry 
is  now  isolated  from  residential  uses,  from  which  it 
can  be  further  shielded  by  planting. 

Land  for  new  housing  is  assembled  into  large  parcels 
suitable  for  comprehensive  design. 

Closing  of  the  southern  branch  of  Dundas  at  Bathurst  Street 
will  permit  traffic  improvements  to  be  made  which  would 
reduce  the  high  number  of  accidents  at  this  location. 
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It  would  be  worthwhile,  though  not  essential,  to  widen  and 
link  the  existing  service  lanes  at  the  rear  of  the  commercial 
frontage  on  Cueen  Street  as  shown  in  Figures  12,  13  and  14,  but 
taking  into  account  the  high  cost  of  acquisition  involved, 
these  lane  improvements  are  not  included  in  the  recommendations. 
(These  improvements  have  not  been  included  in  cost  estimates). 
Three  short  lanes  are  provided  between  Denison  and  Augusta 
Avenues  to  improve  access  to  and  egress  from  the  existing 
lanes. 

Existing  pavements  and  sidewalks  which  have  lapsed  into  a 
state  of  disrepair,  will  require  immediate  maintenance. 

Proposed  Land  Use 

The  proposed  land  use  defines  the  strip  between  Spadina  Avenue 
and  Cameron  Street  and  up  to  Dundas  Street  and  an  area  west  of 
Vanauley  Street  for  commercial  and  light  industrial  uses.  The 
existing  commercial  frontage  on  Queen  Street  is  retained,  but 
the  unimportant  commercial  uses  on  Dundas  Street  will  be 
replaced  by  residential  uses,  Ryerson  School  and  all  other 
institutional  uses  are  retained. 

Some  industries,  occupying  large  expensive  plants  in  good 
condition,  will  remain  as  non-conforming  uses  within  the 
residential  area.  Various  measures  could  be  considered  if 
it  were  desired  to  give  non-conforming  uses  a  legally 
conforming  status.  These  are: 

(i)  By  special  by-law. 

(ii)  By  a  change  in  zoning.  There  is  no  great  advantage 
in  this,  but  even  the  danger  that  a  more  obnoxious 
use  could  replace  the  existing  one. 

(iii)  By  an  exemption  in  the  zoning  by-law. 

Since  none  of  these  measures  would  improve  conditions  in  the 
area,  adoption  of  any  is  not  recommended.  Non- conforming 
uses  should  remain  as  such  and  efforts  made  to  alleviate 
their  harmful  effects. 

The  General  Bakeries  on  Carr  Street  is  the  non-conforming 
use  with  the  greatest  detrimental  effects.  This  firm  does 
not  envisage  relocation  in  the  near  future.  The  operation 
of  the  business  necessitates  storage  of  delivery  trucks  on 
the  streets  day  and  night.  Some  alleviation  of  the  nuisance 
created  by  the  loading  requirements  could  be  achieved  if  some 
cleared  land  were  made  available  to  the  bakery  in  a  location 
suitable  for  a  loading  dock, 
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(d)  Proposed  Redevelopment  and  Improvement  (Fig,  14) 

Figure  14  shows  proposed  redevelopment  and  improvement.  The 
cleared  land  of  Block  No.  1,  together  with  the  closed  branch 
of  Dundas  Street,  will  add  2.2  acres  to  Alexandra  Park,  The 
cleared  land  south  of  Ryerson  School,  added  to  closed  portions 
of  Ryerson  and  Grange  Avenues,  will  provide  the  school  with  a 
much-needed  2,3  acres  of  playground.  This  additional  space, 
added  to  what  exists,  would  provide  114  square  feet  of  play¬ 
ground  per  pupil,  A  pedestrian  way  leads  through  the  play¬ 
ground  providing  access  to  Alexandra  Park  from  Grange  Avenue, 

Spot  clearance  areas  should  be  redeveloped  for  new  housing  and 
to  meet  the  needs  for  car  parking.  Two  new  parking  lots  are 
created  to  serve  needs  for  parking  generated  by  the  commercial 
uses  on  Queen  Street,  They  will,  together,  provide  about  220 
spaces.  Smaller  parking  lots  are  scattered  throughout  the 
residential  areas.  All  parking  lots,  with  the  exception  of 
the  large  ones  at  Vanau ley -Cameron  and  Augusta-Denison  will 
be  metered.  The  Parking  Authority  of  Toronto*  should  be  asked 
to  operate  the  two  larger  lots  at  Vanauley -Cameron  and 
Augusta-Denison.  From  these  the  smaller  lots  scattered 
through  the  residential  area  could  be  operated  under  a 
proposed  metering  system.  The  City  could  buy  or  lease  these 
from  the  other  interests  based  on  a  price  established  by 
their  value  for  parking  use, 

A  10  a,m,  count  of  street  parking  indicates  that  the  two  large 
parking  lots  would  be  sufficient  to  accommodate  the  needs 
created  by  the  commercial  frontage  on  Queen  Street.  These 
lots  VDuld  also  be  available  for  over-night  parking  by 
residents  living  within  a  reasonable  distance. 

The  new  housing  projects  will  provide  parking  for  the  needs 
of  the  population  to  be  accommodated.  For  the  remainder  of 
the  residential  area,  a  2  a.m,  count  of  street  parking 
indicated  a  deficiency  of  some  95  spaces.  This  deficiency 
would  be  met  by  the  scattered  new  parking  lots  which  will 
provide  some  150  spaces. 

Land  cleared  of  existing  housing  on  the  east  side  of  Cameron 
Street  would  be  offered  for  private  redevelopment,  preferably 
in  conjunction  with  adjoining  Spadina  Avenue  businesses. 

Other  spot  clearance  areas  may  be  redeveloped  for  new  housing, 

/... 


*  Ownership  of  lots  operated  by  the  Authority  is  vested  in 
the  City, 
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which  could  include  housing  for  elderly  people  as  well  as 
hostel  acconimodation  for  single  persons  built  under  provin- 
cially  guaranteed  limited  dividend  agreements.  Redevelopment 
of  Blocks  A  and  B  will  be  considered  separately. 

New  housing  proposals  in  spot  clearance  sites  would  provide 
about  58  family  units  and  9  apartment  units  for  the  Afdirrly 
making  a  total  of  67  units  on  1,8  acres  of  land. 

Street  pavements  and  sidewalks  should  be  repaired  and  a 
program  of  tree-planting  and  landscaping  initiated.  The 
addition  to  Alexandra  Park  will  be  landscaped.  Enforcement 
of  City  by-laws  can  clear  yards  of  the  debris  and  junk  that 
contribute  much  to  the  area’s  unsightliness  now.  As  part 
of  the  rehabilitation  program,  owners  should  be  encouraged 
to  paint  and  repair  their  properties  and  thus  help 
considerably  to  improve  the  appearance  of  Alcjcandra  .Park. 

(e)  Proposed  Housing  Project 

A  public  subsidized  housing  project  is  proposed  for  the  two 
large  clearance  areas,  Blocks  A  and  B.  Recommendations 
for  this  housing  project  are:- 


(i)  The  population  to  be  rehoused  should  be  similar  in 
composition  to  the  population  of  the  central  areas 
of  Toronto,  and  Alexandra  Park  in  particular. 

(ii)  The  population  to  be  rehoused  should  be  realistic  as 
to  community  structure  and  should  include  single 
persons  who,  as  a  field  survey  showed,  make  up 
actually  24%  of  the  population  at  Alexandra  Park. 

(iii)  The  design  of  the  proposed  housing  project  should  be 
based  on  the  following  principles: - 

(1)  The  project  to  fit  in  \7ith  the  surrounding  area. 

(2)  Living  conditions  to  be  "anonymous"  rather  than 
"institutional"  and  "self-conscious". 

(3)  Emphasis  on  the  quality  of  the  immediate 
environment  of  the  house,  rather  than  on  overall 
project  design. 
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(4)  The  Project  to  recognize  directions  of  movement 
from  the  houses  to  schools,  shops,  transporta¬ 
tion,  etc. 

(5)  The  Project  to  be  as  economical  as  possible  in 
capital  and  operating  costs. 

(6)  Parking  placed  to  separate  housing  from  adjoining 
incompatible  development  on  Spadina  Avenue, 

(7)  Small  units  for  adults  with  few  children,  close 
to  transportation  and  shops,  probably  at  outer 
edges  of  the  project. 

The  following  are  suggested  design  elements: - 

(1)  All  buildings  low  in  height. 

(2)  Each  building  with  grounds  immediately  accessible 
to  tenants.  Private  gardens  where  available. 

(3)  Small  playground  space  for  young  children, 
especially  from  apartments.  Older  children 
will  use  Alexandra  Park. 

(4)  Parking  along  rear  of  Spadina  Avenue  frontage, 

(5)  Apartment  building  close  to  Spadina  Avenue, 
towards  the  Dundas  or  Queen  Street  ends  of  the 
project , 

(6)  Housing  in  row  houses  for  larger  families, 
maisonettes  for  medium  to  small  families, 
apartments  for  small  families, 

(7)  Architectural  design  to  be  in  keeping  with  the 
residential  character  of  the  surrounding  area. 

(iv)  The  density  of  development  should  be  compatible  with 

the  above  aims.  The  total  number  of  children  antici¬ 
pated  should  be  within  a  manageable  level. 

A  1957  survey  of  Alexandra  Park  showed  that  767o  of  the  popula¬ 
tion  was  made  up  of  family  persons  and  24%  of  non-family 
persons  (Table  iv) ,  Included  among  the  family  persons, were 
136  single  peraons  (4.3%  of  the  total  family  persons)  known 
to  be  relatives  of  and  living  with  families.  Table  (xi)  gives 
the  family  composition  of  Alexandra  Park,  1957, 
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TABLE  (xi) 

Family  Composition,  Alexandra  Park,  1957 


;  Family 

i  Characteristics 

* 

%  of  1 

Families  \ 

No.  of 
Families 

No.  of  ! 

Persons  ^ 

j 

1  Couple  +0  G 

i 

hildren  i 

l 

308 

616 

.  "  -i-  1 

”  i 

25  I 

224 

672  ' 

!  ”  +2 

t5  ! 

19  1 

177 

708  i 

"  -1-3 

H  1 

I 

14 

130 

650  1 

1  ^-4 

!!  i 

1 

4 

36 

216  j 

!  "  -!-  5 

u 

2 

19 

133 

1  "  6 

i 

j 

(7.5  Av . )  j 

1 

1 

2 

16 

152 

t 

,  TOTAL 

X 

100 

910 

3,147 

!  Average  Family 

Size  =  3.46 

The  recommended 

housing  project  would  be 

based  on  the 

following : 

Single  Non-Family  Persons  -  10%  of  the  project 

population  at  a 
density  of  300/acre 

Family  6t  Single  Family  Persons  -  90%  of  the  project 

population  at  a 
density  of  125/acre 

This  basis  would  produce  a  total  project  population  of  about  2,060 
persons  made  up  as  follows: 


Single  Non-Family  Persons  207 

Family  Persons  1,853 

Total  2,060 


It  is  proposed  to  provide  hostel-type  accommodation  for  male  single 
non-family  persons  and  bachelor  apartments  for  females.  Tables  (xii) 
and  (xiii)  give  the  project  population  composition  and  the  suggested 
accommodation. 
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TABLE  (xii) 

Housing  Project  Population  Composition,  Alexandra  Park 


Household 

7o  of 

1 

No. of  j 

Characteristics  * 

Units 

Units  1 

Persons  + 


No.  of 
Children 


Single  (hostels) 

Single 
Single  -!-  1 

Couple  0  children  ) 

Couple  -i-  0  chilc'.'cn  +  1) 

Couple  +  1  child  ) 
Couple  1-  1  child  -i-  1) 

Couple  2  children  ) 

Couple  -i  2  children  -{  1) 

Couple  -J-  3  children  ) 

Couple  3  children  1) 

Couple  -1-  4  children  ) 

Couple  -1-  4  children  -I-  1) 

Couple  5  children 

Couple  -1  6-f children  (7.5 

Av.) 


20.4 
4.0 
1.7 

25.2 

18.5 

14.1 

10.3 

3.0 

1.4 

1.4 


154) 

16) 

109) 

16) 

79) 

16) 

54) 

16) 

10) 

10) 


138 

27 

11 

170 

125 

95 

70 

20 

10 

10 


207 

27 

22 

308 

48 

327 

64 

316 

80 

270 

96 

60 

70 

70 

95 


109 

16 

158 

32 

162 

48 

40 

40 

50 

75 


TOTAL 


100.0 


676 


2,060 


730 


Density  of  children  =  46.7  /  acre 


*  Where  '’-M'*  occurs,  this  refers  to  a  single  person  closely  related 
by  blood  to  one  of  the  couple 


+  Includes  children 
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TABLE  (xiii) 


Housing  Project  Accommodation,  Alexandra  Park 


Household 

1 

Room  i 

Bach. 

i  1  i 

2 

i 

3  I 

4 

5 

j  i 

1 

Characteristics 

B.R. 

B.R. 

B.R. 

B.R. 

B.R. 

Total 

Single  (Hostel) 

S-69 

1 

138 

D-69 

! 

Single 

27 

27 

Single  -i-  1 

11 

11 

Couple  -f  0 

154 

154 

Couple  -f  0  1 

16 

16 

Couple  -i-  1 

109 

109 

Couple  -f  1  +  1 

16 

16 

Couple  +  2 

26 

53 

79 

Couple  +  2  -i-  1 

5 

11 

16 

Couple  +  3 

54 

54 

Couple  +  3  -i-  1 

16 

16 

Couple  +  4 

3 

7 

10 

Couple  +  4  -f  1 

3 

7 

10 

Couple  -i  5 

10 

10 

Couple  +  6  + 

i 

10 

10 

TOTAL 

1 

138 

27 

165 

151 

131 

47 

17 

676 

% 

1 

1  ^ 

■■■■■■  _  1 

31 

I 

!  26 

22 

1  9 

_ 

3 

100% 

=  538* 

*  Excludes  Hostel  units 
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Table  (xiv)  gives  the  distribution  of  units  by  Building  Types, 


TABLE  (xiv) 

Alexandra  Park  Housing  Project,  Building  Types  * 


Building  Type 

Units 

Number 

Type 

3-Storey  Apartments 

i 

i 

27 

Bachelor 

165 

1 

Bedroom 

151 

2 

II 

4-Storey  Maisonettes 

131 

3 

11 

3-Storey  Row  Houses 

47 

4 

II 

17 

5 

II 

The  details  of  the  housing  assistance  programme  announced 
by  the  Provincial  Government  have  not  yet  been  worked  out, 
but  the  project  proposed  for  Alexandra  Park  could  benefit 
from  grants  that  made  possible  the  inclusion  of  hostel 
accommodation  for  single  persons.  Thus,  an  extended  range 
of  housing  and  a  better  community  balance  may  be  achieved. 

The  existing  apartment  building  on  Grange  Avenue  is  shown 
as  remaining  in  Block  A,  where  possibly  it  may  not  fit  in 
well  with  the  new  housing  scheme.  If  design  permits  it  to 
remain,  it  should  be  left  in  private  hands. 


*  The  distribution  in  this  table  would  be  subject  to  the 
design  proposals  ultimately  adopted. 
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(f)  Scattered  New  Housing 

The  following  new  housing  is  suggested  where  required  in 
spot  clearance  areas: 


TABLE  (xv) 


Alexandra  Park,  Scattered  New  Housing 


Block 

No. 

Location 

Area  In 

Sq.  Ft. 

No .  of 
Units 

"  Building 

Type 

2 

52  Carr  Street 

1,100 

1 

House 

7,11,13,15,17,19,21,23,25,27  Eden  Place 

Roadway 
Part  20-30  Eden  Place 

19,400) 

5,500) 

2,025) 

28 

4-Storey 

Maisonettes 

205,  207,  209  Bathurst  Street 

5,000 

6 

3-Storey  Apt, 

76  Wolseley  Street 

1,500 

1 

House 

219  Bathurst  &  Roadway 

7,000 

6 

3-Storey  Apt, 

7 

40  Carr  Street 

1,400 

1 

House 

8 

92,  94,  96  Augusta  Avenue 

2,800 

2 

Duplex 

73,  75,  77,  79,  81  Denison  Avenue 

9,600 

4 

Row  House 

11 

41  Ryerson  Avenue 

2,300 

1 

House 

16 

9  Wolseley  Street 

1,400 

1 

House 

18^,  20,  20%,  22,  24  Augusta  Avenue 

5,600 

6 

3-Storey  Apt, 

14 

53  Wolseley  Street 

3,000 

1 

House 

TOTAL 

67,625 

Or  1,5  acres 

58 

Carr  Street  closed  between  Denison  and 

Augusta  Avenue 

13,100 

Or  .3  acres 

9 

Homes  for 
the  Elderly 

Units  would  be  generally  3  bedroom,  but  houses  could  be  more 
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(g)  Future  Population 

The  future  population  of  Alexandra  Park  is  estimated  as  follows: 


Residential  Population: 

Existing  Total  Population  (1960) 

Population  Displaced 

-  From  Clearance  of  Blocks  A  and  B  1,526 

-  From  Spot  Clearance  881 

Total  Population  Displaced 
Reduction  in  Overcrowding 
Total  Residual  Population 
New  Housing  Population: 

Project  Population  Blocks  A  and  B  2,060 

New  Housing  Population  in 

Spot  Clearance  Areas  235 


2,295 

Estimated  Future  Population: 

Residual  Population 

1,205 

New  Housing  Population 

2,295 

Estimated  Total  Future  Population  3,500 

(h)  Miscellaneous 


3,955 


2,407 

1,548 
-  343 

1,205 


(i)  Neighbourhood  Centre: 

The  Social  Planning  Council,  in  its  previously-mentioned 
report,  did  not  think  that  a  community  centre  was  now 
warranted  in  the  general  Alexandra  Park  area,  but 
recommended  instead  "the  development  of  a  neighbourhood 
centre  in  the  Bathurst-Dundas  area,  that  integrates  under 
one  roof,  basic  community  services,  such  as  group  services, 
public  health,  counselling,  library  and  a  day  care  centre". 
The  Council  also  recommended  that  St,  Christopher  House 
should  be  asked  to  give  up  their  present  building  and  to 
operate  in  the  new  centre, 

/... 


*  "Some  considerations  on  the  need  for  a  Community  Centre  in  the 
Alexandra  Park  area". 
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(ii)  Library: 

The  Library  Board  desires  a  site  for  a  new  library  in 
Alexandra  Park,  preferably  on  Bathurst  Street  and  at  the 
southern  end  rather  than  at  the  Bathurst-Dundas  inter¬ 
section. 

If  the  houses  inmediately  adjacent  to  the  northern  boundary 
of  the  Parisian  Laundry  were  acquired  and  removed,  an 
ideal  site  for  the  library  would  be  obtained.  The  library 
building  would  gain  a  park  setting  in  the  preferred  location 
and  the  park  itself  would  not  lose  valuable  space.  The 
only  alternative  location  appears  to  be  north  of  the 
swimming  pool  in  the  proposed  park  extension. 

(iii)  Staging: 

The  possibility  of  implementation  by  staging  was  considered. 
Staging  could  offer  these  advantages :- 

(1)  Spreading  of  the  costs  over  a  period  of  time. 

(2)  Scheduling  of  operations  in  the  most  convenient  and 
efficient  manner. 

(3)  Less  dislocation. 

Staging  would  seem  to  be  particularly  applicable  to  the 
proposed  new  housing  project,  but  it  should  be  noted  that 
while  it  appears  to  offer  the  financial  advantage  of 
spreading  costs,  this  should  be  weighed  against  the  dis¬ 
advantage  of  the  lower  overall  cost  of  implementation  in 
a  single  stage. 

The  total  improvement  of  Alexandra  Park  involves  different 
types  of  operations,  some  of  which  are  inter-related  and 
cannot  be  undertaken  singly.  Many  of  the  street  improve¬ 
ments,  for  example,  are  related  to  some  other  aspect  of 
the  programme  with  which  they  must  be  undertaken  jointly. 

The  total  programme  can  be  grouped  under  the  following 
headings : 

Acquisition  and  Clearance 
Public  Works 
Development 
Rehabilitation 
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An  important  element  of  the  programme  should  be  the 
provision  of  information  and  advice  to  the  community 
on  all  aspects  of  the  operation.  Early  and  tangible 
demonstration  of  improvement  would  contribute 
considerably  to  the  success  of  the  programme. 

The  acquisition  and  clearance  of  Block  A  should  be  top 
priority.  Spot  acquisition  and  clearance  should  be 
extended  over  all  stages,  with  high  priority  given  to 
those  areas  destined  for  re-sale  and  small  parking  lots. 
Acquisition  and  clearance  for  the  park  and  school 
extensions  may  be  regarded  as  of  low  priority. 

Acquisition  and  clearance  of  Block  B  should  follow 
closely  after  that  of  Block  A.  Priority  should  also 
be  given  to  public  works  such  as  the  Carr  Street 
extension  and  the  widening  of  Denison  Avenue. 

The  rehabilitation  operation  should  include  on-the-site 
advice  and  information  on  the  following  to  all  concerned, 

(1)  A  schedule  of  the  work  required  to  bring  the  property 
to  an  acceptable  level. 

(2)  Warning  by  the  City  to  landlords  about  unscrupulous 
and  dishonest  persons  who  may  offer  their  services 
in  rehabilitation.  The  City  should  prepare  a  list 
of  approved  contractors,  whose  work  would  be  subject 
to  inspection, 

(3)  Full  information  on  improvement  financing.  Advice 
should  be  given  on  the  availability  of  loans  and 
where  they  may  be  obtained  and  the  financing  of 
items  such  as  a  new  furnace. 

(4)  Information  as  to  what  improvements  are  not  subject 
to  an  increase  in  assessment. 

Adequate  financing  is  critical  for  the  success  of  the 
proposed  rehabilitation,  and  every  avenue  should  be 
explored  to  tap  loans  and  other  financial  assistance. 

The  rehabilitation  part  of  the  improvement  programme 
should  extend  through  the  whole  period  of  the  total 
operation.  By-law  enforcement,  as  part  of  the 
rehabilitation  programme,  should  not  be  delayed,  and 
from  the  outset,  the  City  should  make  it  clear  that 
by-laws  will  be  enforced. 
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For  the  greatest  success  of  the  entire  scheme,  implemen¬ 
tation  ought  not  to  extend  for  a  period  much  longer  than 
say  four  years.  The  following  is  a  suggested  schedule 
of  operations: 


TABLE  (xvi) 

Alexandra  Park  Improvement 
Schedule  of  Operation 


Stage 


Item 


Comments 


1 


Spot  Acquisition  and  Clearance 


Cameron  St.  -  Nos .5 , 7 , 9 , 11 , 

37,39,41,49, 

51,53,35,57, 

59,61,63,65,07, 

69 


Possible  sale  to 
owners  of  property 
on  Spadina  Ave . 


Denison  Ave.  -  No. 47  Possible  sale  to  Mr. 

A. Santos,  49-51  DeruLson 
Ave.  for  re-use  as 
parking  for  his  apart¬ 
ment  building. 


Carr  St.  -  Nos. 37, 39, 41  ) 

) 

Ryerson  Ave . -Nos .51 , 53 ,55  ) 

Denison  Ave . -Nos .63 , 65 ,67 

Wolseley  Ave .-Nos .37 ,39,41, 

43,45,58,60,02 


For  Parking  lot 

For  Parking  lot 
For  Parking  lots 


Acquisition  and  Clearance  of 

Block  A 

Up  to  and  including:  521  Dundas 
St.,  10  &  12  Willison  Sq.,  93 
Grange  Ave.  Omit  164,168 
Grange  Ave. 


Housing  Project 

Plans  commenced  in 
readiness  for 
execution  when  site 
is  prepared. 


Public  Works 


Augusta  Ave.  closed  between 
Grange  Ave.  and  Dundas  St. 
and  made  tvjo-way  below  Grange. 

Denison  Ave.  widened,  made 
t^7o-way .  Tree  p  lant ing . 

White's  Lane  and  Napanee  St. 
closed. 
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Item  Comments 

Part  of  Willison  Sq, closed. 

Close  lane  between  Grange  Ave. 
and  Dundas  St . 


Rehabilitation 


Owners  of  “rehabilitation"  houses 
to  receive  complete  prospectus 
of  redevelopment  plans,  including 
spot  redevelopment.  Prospectus 
should  encourage  private  re¬ 
habilitation,  outlining 
available  assistance. 

Case-study  of  rehabilitation 
to  commence.  This  will  maintain 
contact  with  individual  owners. 


Spot  Acquisition  and  Clearance 

Cameron  St  ,-Nos .24,26,28,30  ) 

) 

VanaUley  St  .-Nos .33 ,35 ,37 ,  39  ) 

Denison  Ave, -Nos .39, 41; 73, 

75,77,79,81 

Augusta  Ave, -Nos. 60;  92, 

94,96. 

Wolseley  St.  -  No. 76 

Ryerson  Ave.  -  No. 41 

Bathurst  St,  -  Nos, 219;  223,  ) 

225,227,229  ) 

) 

Eden  Place  -  Nos .6,8, 10, 12,  ) 

14,16,18,20,  ) 

22,24,26,28,30;) 
7,11,13,15,17,  ) 
19,21,23,25,27.) 


For  Vanauley 

Extension 


For  Lane  &  Parking 
New  Housing 

For  Lanes  and 
New  Housing 

For  New  Housing 

For  New  Housing 


Early  priority, 
Carr  Extension 
and  New  Housing 


For  Cameron  St. 
Extension 
/ . 


Grange  Ave,  -  Nos, 8 1,83, 85 


A  . 
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Stage 


Item 


Comments 


Acquisition  and  Clearance  of  To  be  coramenced 

Block  B 


Up  to  and  including: 

33  Augusta  Ave,,  40  &  41 
Vanauley  St.,  32  Cameron  St., 
81  Grange  Ave. 


Public  Works 


Part  of  Vanauley  closed.  New 
portion  of  Vanauley  built  to 
meet  Cameron  St. 

Part  of  Cameron  St.  closed. 
New  portion  of  Cameron  built 
to  meet  Grange  Ave. 

Eden  Place  closed. 

Carr  St .  extended  to  meet 
Bathurst.  Trees  planted 
to  screen  laundry. 


Development 

New  Housing  in  Block  A 
completed. 

Some  scattered  new  housing. 


Rehabilitation 


Owners  of  "rehabilitation"  houses 
to  receive  progress  report  on 
redevelopment,  and  encouragement 
of  private  initiative.  Specific 
action  for  this  phase  should  be 
decided  on  basis  of  progress 
shown  by  case-study. 
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Item  Comments 


Spot  Acquisition  and  Clearance 


Bathurst  St.  - 

Nos 

.205,207, 

209 

For 

New  Housing 

Ryerson  Ave .  - 

Nos 

.30,36,38 

For 

Parking  lot 

Augusta  Ave .  - 

Nos 

.18^2,20,20:^, 

For 

New  Housing 

22,24. 

Carr  St.  -  Nos 

.52,' 

40 

For 

New  Housing 

Denison  Ave.  - 

Nos 

.7,9. 

) 

For 

Parking  lot 

) 

For 

Parking  lot 

Augusta  Ave.  - 

Nos 

.4,16,18 

) 

Wolseley  St.  - 

Nos 

.53,9 

For 

New  Housing 

Vanauley  St .  - 

Nos 

.13,15,17 

,  ) 

21,23,25,27,  ) 

29,31.  )  For  large 

)  Parking  lot 

Cameron  St.  -  Nos .2,4, 6,8, 10,  ) 

12,14,16,18,  ) 

20,20^,22.  ) 


Acquisition  and  Clearance  of 

Block  B  Completed 

Public  Works 

Carr  St .closed  between  For  Homes  for 

Denison  Ave.  and  Augusta  the  Elderly 

Ave . 

Extend  lane  in  block 
Denis on-Grange -Augus  ta-Car r 


Development 

New  Housing  in  Block  B  To  be  commenced 

Scattered  New  Housing 
Homes  for  the  Elderly 

/ . 


*  o . 


t  . .  . 


‘Oj. 


Page  34 


Stage 


Item 


Comments 


Rehabilitation 


Depending  on  progress  shovm, 
action  should  be  initiated  to 
try  to  bring  private  rehabilitation 
to  completion. 


4 


Spot  Acquisition  and  Clearance 

Ryerson  Ave, -Nos. 85, 87, 89, 91, 

93,95,99,101 

Grange  Ave .-Nos .171, 173 , 175 , 

177,179,181,183, 

185,189. 

Denison  Ave , -Nos .74,76,80,82, 

C^,88,90,92,94. 


Bathurst  St , -Nos .311,317 ,319, 

321,323,325,327, 

329,331,333,335. 

Dundas  St.  -  Nos ,718,716,710^ 

708,706,704,702. 


) 

) 

)For  School 
) playground 
) extension 
) 

) 

) 

) 

) 

)For  park 

)extension 

) 

) 

) 


Public  Works 

Close  arm  of  Dundas  St  For  park  extension 

at  Alexandra  Park, 

Park  extended  and  landscaped. 

Close  part  of  Ryerson  Ave.  ) 

)  For  school  extension 
Close  Grange  Ave. between  ) 

Denison  and  Ryerson  Ave.  ) 

Close  part  of  lane  from  )  For  school  extension 
Ryerson  Ave.  to  Grange  Ave.) 

Complete  other  public  works. 


Development 

New  Housing  in  Block  B  completed 
School  playground  extended. 
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2.  COSTS 

Development  costs  of  the  proposed  Housing  Project  for  Blocks  A  and 
B  are  given  in  the  following  Table:-* 

TABLE  (xvii) 

Development  Costs,  Alexandra  Park  Housing  Project 

Blocks  A  &  B 


Item 

f 

3-Storey 
Row  houses 

4-Stcrey 

Maisonettes 

.  .. 

3-Storey 

Apartment 

Blocks 

Total 

1 

j  Land 

1 

j 

1  Building 

J 

{  Project  Services, 

1  Site  Improvement,  Ad- 
(  ministrative  charges 

$ 

64,000 

957,796 

29,344 

$ 

131,000 

1,842,535 

60,063 

$ 

343,000 

3,707,746 

157,265 

$ 

538,000 

6,508,077 

! 

246.672 

r 

' 

.  TOTAL 

1.061,140 

2,033,598 

[4,208,011 

7,292.749 

! 

No,  of  Units 

' 

w , 

131 

343 

1 

538+  1 

i  $ 

$ 

$ 

$ 

Average  Unit  Cost 

16,424 

15.524 

12.268 

13.555  i 

s 


*  For  details  see  Appendices  *‘D''  &  "E" 

+  Excluding  Hostels 

Development  costs  for  new  scattered  housing  is  given  in  the  following  table 

TABLE  (xviii) 

Development  Costs,  Scattered  New  Housing 


i 

i 

1  Item 

iSingle 

1  family 
ihouses 
13-4  BR 

Duplex 

3  B.R. 

i 

3-storey 
row  houses, 
4  B,R. 

4-storey 

Maison¬ 

ettes, 

3  B,R, 

3-storey 

Walk-up 

Apt, 

2  B.R. 

i  1 

Total  1 

No,  of  Units 

1 

1  6 

1 

2 

4 

28 

18 

58 

!  $ 

$ 

$ 

$ 

$ 

$ 

Land  Allocation 

j  6,000 

2,000 

4,000 

28,000 

18,000 

58,000 

Building 

Project  Ser¬ 
vices,  Site 
Improvement 

184,873 

1 

1 

1 

! 

1 

i 

25,666 

56,332 

393,825 

208,973 

769,669 

Admin . charges 
@  $400  per  unit 

(  2,400 

, 

800 

1,600 

11,200 

7,200 

23,200 

i  TOTAL 

:93,273 

28.466 

61,932 

433,025 

[234,173 

850,869 

.  Unit  Cost 

15.545 

14,233 

15,483 

15.465 

13,010 

14,670  ! 

I 
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The  basic  rent  shown  in  Table  (xx)  is  the  rent  that  would  be 
payable  assuming  the  amortization  of  development  costs  only, 
over  a  period  of  Fifty  years,  as  in  the  following  Table 

TABLE  (xix) 

Interest  Rates  and  Amortization  Over  50  Years 


Government 

Interest 

Rate 

Amortization  over  50 
years,  per  $1,000  per 
year 

Federal 

5-1/4% 

56.90627 

Provincial 

5-3/4% 

61.24144 

City 

6  % 

63.44429 

Blended 

5.39375% 

58.15528 

I 


TABLE  (xx) 

Alexandra  Park  Housing  Project,  Rents  (Dollar  per  Month) 


Type 

— 

Basic 

Rent 

Mainten¬ 
ance  and 
Services 

' 

Adminis-i 

; 

tration 

Water, 
Heating 
&  Hydro 

Taxes 

Rent  Payable 
Prior  to 
Subsidy 

Row  House 

16 

6 

(Payable 
by  Tenant) 

21 

122 

Maisonette 

68 

16 

6 

ti 

21 

111 

Apartment 

(Average) 

53 

16 

6 

16 

21 

112 

The  ability  of  residents  of  Alexandra  Park  to  pay  for  shelter 
was  considered.  Unfortunately,  the  only  recent  available  data 
on  income  in  the  area  is  that  provided  in  the  1951  Census, 
Family  incomes  were  not  given  in  that  Census,  but  from  the 
data  provided  it  was  estimated  that  the  average  family  income 
in  Alexandra  Park  is  betvjeen  $3,000  and  $3,200  per  year. 

Assuming  that  25%  of  income  represents  what  a  family  could 
afford  to  spend  for  shelter,  then  the  average  rent  should  be 
$62  to  $66  per  month.  The  average  rent  payable  for  all 
units  prior  to  subsidy  is  $112  /month.  Hence,  average  subsidy* 
per  unit  per  month  would  be  $46  to  $50 


*  As  a  comparison,  the  following  data  on  Regent  Park  South 
Housing  Project,  Toronto,  is  given: - 

Average  Family  Income,  I960  -  $3,060  /year 

Average  Subsidized  Rent  per  Unit  per  Month  -  $67 
Average  Subsidy  per  Unit  per  Month  -  $47 
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Acquisition  and  clearance  costs  are  given  in  Table  (xvi) ,  and 
Table  (xxii)  gives  recoveries  to  the  partnership  by  sale  of  land 
for  re-use.  (For  details  and  explanation,  see  Appendix  'E'*,) 

TABLE  (xxi) 


Acquisition  and  Clearance  Costs 


f 

Item 

COST  DISTRIBUTION 

BY  GOVERNMENT  | 

1 

Total 

Federal 

507o 

Provincial  ! 
25% 

^  Municipal j 

25%  j 

Acquisition  of 

$ 

$ 

$  1 

i 

$ 

Streets  &  Lanes 

411,500 

205,800 

205,800  1 

823,100 

Spot  Acquisi¬ 
tion 

Acquisition, 

1,740,000 

870,000 

870,000 

3,480,000 

Blocks  A  6c  B 

2,831,450 

1,415,725 

1,415,725 

5,662,900 

Site  Clearance 

32,500 

16,250 

!  16,250 

65,000 

Total 

r 

5,015,450 

1 

:  2,507,775 

i 

1  2,507,775 

1 

' 10,031,000 

TABLE  (xxii) 

Recoveries  from  Sale  of  Cleared  Land+ 


;  Re-Use  j 

Item  i 

RECOVERY  DISTRIBUTION  BY  GOVERNMENT 

\ 

\ 

Total  j 

Federal  j  Provincial 
50%  1  25% 

Municipal 

25% 

1 

New  Streets  6t 
Lanes 

$ 

73,500 

$ 

36 , 750 

$ 

36,750 

$ 

147,000 

Park  Extension 

250,625 

125,312 

125,312 

501,249 

School  Playground 

209,250 

104,625 

104,625 

418,500 

Parking  L.fts 

120,000 

60,000 

60,000 

240,000 

Land  for  New 
Housing 

334,226 

1 

i 

167,112 

167,112 

■ 

668.450 

Total 

Recovery 

987,601 

t 

‘  493,799 

493,799 

i 

1,975,199  ; 

Write-down 

1 

4,027,849 

1 

2.013.976 

2.013,976 

! 

8,055,801  ! 

+  For  recovery  costs  details  see  Appendices  "D'*  &  "E", 
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As  part  of  the  improveipent  progranime,  the  following  public  works 
costs  will  be  incurred: 


Street  widening  and  addition 
Lanes;  addition,  widening 
&  paving 
Street  Removal 
Landscaping 


$323,300 

56,000 

15,000 

12,500 

$406,800 


Of  these  costs,  507o  are  assumed  to  be  carried  by  the  Federal,  257, 
by  the  Provincial,  and  257,  by  the  Municipal  Governments. 


Estimated  costs  of  Federal-Provincial-Municipal  Housing  are  given 
in  the  following  Table: - 


TABLE  (xxiii) 

Federal -Provincial -Municipal  Housing  Costs 


1 

Housing  i 

Federal 

757, 

GOVERNMENT 

Provincial 

17%7, 

1 

i 

i 

: 

Municipal 

7%7. 

! 

Total  1 

! 

Blocks  A  &  B 
Housing  Project 

$  1  $ 

i 

i 

$  i 

1 

$ 

Land 

403,500 

94,150 

40,350 

506,606 

■ 

538,000 

Building  &  Ser- 
Hostels:  vices 

5,066,062 

1,182,081 

6,754,749 

Land 

Building  6e 

54,338 

12,679 

5,433 

72,450 

Services 

Housing  in  Spot 
Clearance  Areas 

543,375 

126,787 

54,338 

724,500 

Land 

Building  & 

43,500 

i 

i 

10,150 

4,350 

58,000 

Services 

594,674 

138,757 

59,468 

792,899 

TOTAL: 

f 

;6, 705, 449 

1, 564,604 

670,545 

8,940,598 

Estimated  total  costs  of  improvement  and  housing  to  the  three  government 
are  as  follows: 
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Federal 


$  4,027,849 
6,705,449 
203,400 

$10,936,598 

Provincial 


Acquisition  and  Clearance  Write-down 
New  Housing 
Public  Works 


Acquisition  and  Clearance  Write-down 
New  Housing 
Public  Works 


2,013,976 
1 , 564, 604 
101,700 

3,680,280 


Municipal 

Acquisition  and  Clearance  Write-down 
New  Housing 
Public  Works 

Park  Extension  -  $501,249 

School  Playground  -  418,500 

Parking  Lots  -  240,000 

Streets  &  Lanes  -  147,000 

Recovery  from  Streets  &  Lanes 


2,013,976 

670,545 

101,700 


1,306,749 

4,092,970 

823,100 

3,269,870 


Total,  All  Governments 


$17,886,848 
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PART  III  -  RECOMMENDATIONS 


The  Committee  recommends  implementation  of  the  proposals  contained 
in  the  report  as  constituting  a  sound  programme  for  the  comprehensive 
improvements  of  the  Alexandra  Park  Area.  If  the  substance  of  this 
report  be  approved  by  the  governments  concerned  the  following 
specific  measures  would  be  called  for: 

1.  Designation  by  the  City  of  the  area  bounded  by  Bathurst  Street, 
Dundas  Street  and  the  rear  of  Spadina  Avenue  and  Queen  Street 
properties  as  a  red^elppment  area  under  Section  20^of  t^e 
Planning  Act  of  Ontario,  "" 


2.  An  agreement  between  the  Federal  Government  and  the  City  of 
Toronto  and  an  agreement  between  the  Province  of  Ontario  and  the 
City  of  Toronto  to  participate  in  all  acquisition  and  clearance. 

3.  An  agreement  between  the  Federal  and  Provincial  Governments  and 
the  City  of  Toronto  to  participate  in  the  proposed  subsidized 
public  housing  under  Section  36  of  the  National  Housing  Act  and 
Section^  of  the  Housing  Development  Act  (Ontario), 

4.  Concurrence  by  the  Central  Mortgage  and  Housing  Corporation,  the 
Province  of  Ontario  and  the  City  in  the  provision  of  housing  for 
single  people  as  part  of  the  subsidized  public  housing  project, 

or  under  other  parts  of  available  housing  legislation,  or  through 
the  efforts  of  private  voluntary  organizations. 

5.  Concurrence  by  Central  Mortgage  and  Housing  Corporation  and  the 
Province  of  Ontario  in  an  application  by  the  Metropolitan 
Toronto  Limited  Dividend  Housing  Company  or  a  private  voluntary 
organization  to  build  housing  for  elderly  persons. 

6.  That  ways  and  means  be  sought  to  enable  the  Federal  and  Provincial 
Governments  to  share  other  costs  of  the  improvement  programme  with 
the  City  of  Toronto. 

7.  The  Governments  explore  additional  means  of  financing  the  rehabili 
tat ion  of  privately  owned  houses,  beyond  that  at  present  available 
and  that  the  continuing  case  study  of  these  houses  be  used  to 
help  assess  the  effectiveness  of  the  financing  provided. 

8.  The  continuing  enforcement  by  the  City  of  all  applicable  by-laws. 

9.  A  programme  by  the  City  to  inform  residents  of  the  area  about 
the  proposals  and  advise  them  on  how  they  can  best  participate. 

10.  The  City  consider  ways  and  means  of  protecting  the  owners  of 
residences  from  increases  in  taxation  due  to  improvemants 
encouraged  by  the  City. 
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APPENDIX  "A" 


Sample  Population  Composition  of  Inner  Areas 

City  of  Toronto,  1956* 


Characteristics 

Census 

T  r  a  c 

t 

47 

59 

99 

101 

114 

Population  1956 

7023 

5726 

6838 

5449 

9092 

1951 

7164 

6287 

7557 

5672 

9742 

Families  1956 

1662 

1333 

1411 

1085 

2268 

1951 

1784 

1583 

1687 

1244 

2536 

Single  non-family  persons 
(estimated) 

1705(24%) 

1471(25%) 

2323(33%) 

1760(32%) 

1381(15%) 

Single  non-family  persons 

(average  percentage) 

(24%) 

Number  of  Children  in 
Families 

Under  6  years 

754 

641 

570 

634 

1213 

6-13  " 

803 

650 

533 

571 

1191 

14-17  " 

240 

170 

201 

198 

483 

18-24  •' 

279 

158 

162 

164 

382 

Families 

by^  Number  of  Children 
at  home 

0 

602 

483 

709 

399 

783 

1-2 

827 

667 

505 

441 

1011 

3-4 

199 

152 

150 

200 

372 

34 

31 

47 

45 

102 

Average  number  of 

Persons  per  Family 

. 

3.2 

3.2 

3.2 

3.4 

3.4 

y.—  — 

*  DBS  Census  1956 
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APPENDIX  "B" 


Net  Residential  Densities,  Inner  AreasjCity  of  Toronto,  1956 


Tract  No. 

Net  Residential 

Acreage 

Population 

*  Net  Residential 
Density  (Per sons/ acre) 

47 

46.4 

7023 

151 

59 

35.3 

5726 

162 

99 

47.1 

6838 

145 

101 

31.0 

5449 

174 

114 

63.4 

9092 

141.  ' 

Average  Net  Residential  Density 

154.6 

Alexandra 

Park: 

1957 

27.7 

4132 

149.1 

1960 

25.7 

3955 

153.8 

*  Includes  persons  resident  over  commercial  ground  floor  uses. 


Source: 


Metropolitan  Toronto  Planning  Board. 


I 


-..'i  . 


APPENDIX  "C" 


Population  -  Cleared  and  Residual 


Population  Removed  by  Clearancp 

1  ■  1 

Block 

No« 

From  Blocks 

A  6c  B 

Spot  Clearance  i 

t 

Total 

Residual 

Population 

1 

1 

1 

106 

106 

2 

! 

203 

203 

188 

3 

4 

145 

145 

69 

5  6c  6 

525 

525 

30 

7 

193 

193 

150 

8 

74 

74 

165 

9 

470 

m 

470 

134 

10 

112 

84 

196 

86 

11 

24 

24 

166 

12 

15 

15 

184 

13 

274 

84 

358 

74 

14 

6 

6 

130 

15 

37 

37 

120 

16 

55 

55 

52 

Totals 

I  1,526 

1 

881 

j  2,407 

i 

i 

-J .  . 

1,548 

.1 


APPENDIX  »*D" 

NOTES  ON  HOUSING  PROJECT  COSTS 


The  cost  of  land,  including  survey  and  soil  test,  legal  expenses 
and  other  charges,  was  set  at  $1,000  per  unit.  The  following  were 
the  land  costs  in  other  projects  in  Toronto: - 

O’Connor  Drive  $900/unit 

Moss  Park  $700/unit 

Regent  Park  South  $ 1,100/unit 

Building  costs  were  based  on  the  cost  per  sq,  ft.  for  similar 
construction  in  Toronto,  as  follows: - 

Walk-up  Apartment: 

At  Lawrence  Heights 
Assumed  for  Alexandra  Park 

Maisonettes: 

At  Warden  Avenue,  Scarborough 
Assumed  for  Alexandra  Park 

Row  House; 

At  Warden  Avenue,  Scarborough 
At  Regent  Park  South 
Assumed  for  Alexandra  Park 


$10«65/sq.f t. 
$12  .00/sq.ft. 


$11  •CO/sq.f t. 
$12. 30/sq.ft. 


$  9-50/sq.ft. 
$  9r96/sq.ft. 
$10. -00/ sq.ft. 


For  Hostels,  the  building  cost  was  estimated  on  the  basis  of 
$3, 500/bed. 


The  following  costs  were  also  included: - 
Building; 


Stoves  and  Refrigerators  in 

Apartments:  $300/unit 

Water  and  Sewer  Connections:  $150/unit 

Consultants’  Fee  -  5% 

Contingency  -  57. 

Services,  Site  Improvement,  Administration: 

Sewer  and  Water  Mains,  say  800  ft.  0  $ 14/ft. 

Walkways,  say  5,000  ft,  (?  $2  •40/ft. 

Project  Area  Lighting,  say  12  light  points@  $600/point. 
Landscaping  -  $200/unit.  Parking  Lots  -  $3.00/sq.yd. 
Consultants'  Fee  -  57.  Contingency  -  107. 

Administration  Charges  during  an  assumed  3  year  construction 

period  -  $140/unit. 
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APPENDIX  "D”  Cont'd 


The  following  Table  gives  actual  administration  costs  of  three 
Toronto  projects  and  the  assumed  costs  for  Alexandra  Park:- 

TABLE  (a) 

Project  Administration  Costs,  in  Dollars  Per  Unit  Per  Month 


Project 

Administration 

■  Mainten¬ 
ance  and  i 
Services  ‘ 

Heating, ; 
Hydro ,  | 

Water  ! 

I 

Taxes 

Lawrence  Heights 

23.00  (Admin, 

i 

{ 

.  \ 

t 

i 

i 

i 

18-23 

+  Maint.  &  Services) 

1 

! 

1 

Regent  Park  North 

6.59 

17.42  j 

11.08 

19.91 

Regent  Park  South 

6.00 

16.00  1 

21.00 

Alexandra  Park 

. 

1 

— 

6.00 

16.00  ' 

] 

* 

12.00 

21.00 

■ 

Floor  areas  assumed  for  the  various  units  are  as  follows 

TABLE  (b) 


i 

;  Unit 

Basic  Area 

Area  assumed  for  costing* 

(sq.  ft.) 

(sq.  ft.) 

1 

j  Bachelor  Apartment 

280 

470 

j  1  Bedroom  Apartment 

500 

720 

i  2  Bedroom  Apartment 

660 

900 

Maisonette  -  3  Bedroom,  4 
Storey,  2  floors/unit 

910 

1,025 

Row  House  -  3  storey 

4  Bedroom 

1,100 

1,280 

'  5  Bedroom 

1 

1,300 

1,515 

..  .  .  . l 

*  Basic  area  plus  amount  added  for  corridors,  basement,  laundry. 
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APPENDIX  "E" 


EXPLANATORY  NOTES  ON  COSTS 


Acquisition  Costs 

A  detailed  block  by  block  breakdown  of  estimated  acquisition  is  given 
in  Table  (a)  of  this  Appendix.  With  regard  to  estimates  of  acquisition 
costs,  the  following  is  pointed  out: 

(i)  The  Real  Estate  Department  supplied  factors  for  the 
conversion  of  assessed  valuations  to  current  market 
prices.  These  were  obtained  by  comparing  a  large 
number  of  sale  prices  with  assessed  valuations. 

(ii)  In  the  agreement  on  Moss  Park  a  rate  of  $^*00  per 
square  foot  was  included  for  streets  and  lanes  to 
be  closed  and  conveyed  to  the  partnership.  The 
same  figure  has  been  used  in  arriving  at  the  total., 
estimated  acquisition  costs.  The  total  area  to  be 
included  in  this  calculation  is  approximately  158,250 
square  feet. 

(iii)  With  respect  to  the  Dundas  Street  commercial  frontage, 

10?o  of  the  estimated  cost  of  acquisition  has  been  added 
to  take  account  of  leases  and  other  intangibles, 

(iv)  207o  has  been  added  to  the  estimated  total  cost  of 
acquisition  given  in  Table  (a)  to  take  account  of 
contingencies  including:  additional  staff,  financing 
charges,  demolition  costs,  possible  arbitrations,  and 
independent  valuations. 

Recovery  Costs 

Various  methods  may  be  used  for  establishing  the  price  which  the 
partnership  will  accept  for  the  re-sale  of  acquired  land.  In  this 
report,  recovery  was  calculated  on  the  basis  of  50%  of  the  cost  of 
land  and  buildings  +  $4,00/sq,ft.  for  streets,  except  for  the  two 
larger  parking  lots  which  were  calculated  on  the  basis  of  $l,200/car 
space.  Recovery  on  smaller  parking  lots  was  not  included.  For  new 
housing,  the  cost  of  land  was  taken  at  $1, 000/unit  for  family  housing. 

In  the  case  of  hostels,  the  recovery  cost  of  land  was  assumed  to  be 
$350/bed. 

Repairs  to  Roads  and  Sidewalks 

The  cost  to  the  City  of  bringing  up  to  standard  the  roads  and  sidewalks 
which  have  fallen  into  disrepair,  are  here  regarded  as  maintenance  costs 
and  have  been  excluded. 
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APPENDIX  ’E”  Cont'd 


TABLE  (a) 


Acquisition  Costs  by  Block 


Acquisition 

Blocks 

A  6c  B 

!  t 

Block  No, 

Residential 
&  Misc.  uses 
$ 

Commercial -Wholesale 
Dundas  St .  frontage 
$ 

Spot 

Acquisition 

$ 

1  Streets  , 

6c  Lanes  j 

$ 

1 

: 

709,500 

i 

56,000 

2 

507,300 

200,000 

4 

552,000 

100,000 

47,400 

5  &  6 

1,421,000 

489 , 100 

114,900 

7 

528,500 

74,000 

8 

200,000 

24,000 

9 

1,355,000 

123,200 

10 

290,000 

196,500 

77,600 

11 

83,  700 

12 

26.300 

24,000 

13 

512,000 

450,300 

82,000 

14 

5,000 

15 

63,500 

16 

129,500 

Totals 

4,130,000 

1 

589,100  1 

*  i 

-  ‘ 

2,899,800 

823,100 

1 
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